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The Incentives That Might Make
Landlords Take Section 8 Tenants
A bipartisan Senate bill aims to overcome the barriers and biases that keep
property owners from participating in a key affordable housing program.

By Kriston Capps

Landlords have been walking away from the federal housing assistance program known as Section 8
in droves. Each year between 2010 and 2016, some 10,000 property owners left the Housing Choice
Vouchers program, which helps low-income families, the elderly and disabled people rent homes
from the private market. This attrition blunts the reach of federal aid, narrowing the number of
listings available to people using the vouchers. It also locks families into cycles of poverty and
segregation, since landlords in more-affluent neighborhoods especially tend to hold households with
assistance at bay.
While “Section 8” has long served as a dog whistle for racist opponents of welfare, recent research
suggests that reluctant landlords aren’t entirely motivated by bias. With a few nudges, landlords
could even be persuaded to return to the program, meaning better opportunities for families with
housing assistance, something that’s crucial for children especially, as research from Harvard
economist Raj Chetty’s Opportunity Insights program has shown. This theory is the basis for a
bipartisan bill before the Senate that would add new features to the voucher program to try to lure
property owners back into the fold — including signing bonuses for landlords.
Continued on page 4)
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President’s Message

With a heavy heart, and sincere condolences to the family, we mourn the passing of a positive and
influential voice on our Board of Directors, Melissa Freeman. Melissa was an active member of JALA,
before becoming a member of the Board of Directors this year, and will be truly missed. RIP.
Freeman, Melissa (Cooley) Of Jackson, MI passed away on May 19, 2021
at the age of 69. Melissa was born in Mariemont, OH on November 17,
1952 to parents Charles Harry and Emily Scott Cooley. She married
Michael Steven Freeman in Jackson on June 4, 2008. Melissa was a claims
processor for Blue Cross/Blue Shield. She also worked in the commercial
estimating department for several years with three air conditioning firms
becoming a member of the Society of Professional Estimators before being
hired by a fire sprinkler firm. She later went into property management in
Jackson, MI after her husband passed away. Melissa had a love for car
racing and followed NHRA and drag racing with a passion, which was a
love she shared with her late husband Mike and her brother Stuart. Her
other pursuits were golf, becoming a member of the Executive Women's
Golf Association in Saratoga, FL before moving to Jackson, MI where she
more recently played golf with a local group of women, and bowling.
Melissa will always be remembered for her vivacious laugh and love of life.
Her compassion and love for people will always be missed in those that
knew her. She truly exemplified the true spirit of "be kind to others".
"Heaven must be a better place with you there" best describes how family
and friends deeply feel with her passing. Cremation has been chosen with
no services at this time. In lieu of flowers, memorial contributions may be made to the Salvation Army, 1215
Fulton St. E, Grand Rapids, MI 49503; South Michigan Food Bank, 5451 Wayne Road, Battle Creek, MI 49037;
or Samaritan's Purse, PO Box 3000, Boone, NC 28607.

Chuck Drake
cdrk51@gmail.com

50/50 Winner:

Bob
Cannon
Donated to JALA!
Thank you Bob!

2021 JALA Board of Directors
President
Charles Drake 937-1435
Vice President
Dale Fisher 764-4599
Secretary
Louise Powell 812-4605
Treasurer
Linda Karazim 416-9311
Board Members
Tom Hillard 740-3140
Larry Doxtader 769-2865
Brian Rockwell 812-2103
Melissa Freeman
Mike Wisniewski 783-3620
Mak Krzeczkowski (734) 216-2676

JALA Consulting Attorney

JALA OFFICE
HOURS
Monday through Friday
9:00 am –1:00 pm
Crystal Miller
Office Manager
PHONE: (517) 782-4384
FAX: (517) 539-6020

If you are a JALA member in
“good standing” and you have
any legal questions about
being a landlord, you may
contact the JALA Consulting
Attorney for basic assistance and
advice

Dennis Conant
dconantlaw@yahoo.com
517-787-3560

New Members:
Penny Landrum
&
Deb Hart
2021 STATE LEGISLATORS
State Senator John Bizon (19th Dist.)
(517) 373-2426
PO Box 30036
Lansing, MI 48909
State Senator Mike Shirkey (16th Dist.)
(517) 373-1775
PO Box 30014
Lansing, MI 48909
State Rep. Julie Alexander (64th Dist.)
(517) 373-1795
PO Box 30014
Lansing, MI 48909
State Rep. Sarah Lightner (65th Dist.)
(517) 373-1775
PO Box 30014

June 2021

Page 3

STEAK’S EATERY
Vandercook Lake
“The Great Steak Place”
EXCELLENT FOOD

General Meeting:
June 28, 2021
Speakers: City of Jackson
Mayoral Candidates
Dinner orders taken between
5:00pm to 6:15pm
The speaker will begin at
approximately 6:30pm.
US 127 North-Jackson
Oak Lane
Interchange

M-50 (McDevitt)
EXIT M-50
Steak’s Eatery
4243 Oak Lane

US 127 South

JALA ON
FACEBOOK
Any temporary
changes in
office hours, important
information,
last minute
cancellations, or
communications are
sent both via email as
well as posted on our
Facebook page.
Connect with us on
Facebook:

@JxnAreaLandlordAssoc

TOTAL HEATING AND AIR
CONDITIONING, INC.
Jackson, Michigan
High Efficiency Experts

(517) 783-3620

EMERGENCY SERVICE!
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The Choice in Affordable Housing Act, which Delaware Senator Chris Coons and North Dakota
Senator Kevin Cramer are introducing Thursday, aims to fix one of the biggest hitches in the housing
vouchers program: Too many landlords resist participating in it. Right or wrong, what they think of
the program matters. So the bill is filled with carrots for property owners who have fled the program,
as well as straightforward cash benefits for others who decide to join.
“Housing is the foundation to a safe, healthy, and productive life, and by increasing the number of
landlords that accept Housing Choice Vouchers, more Americans will have greater choices and
opportunities in finding a home to build their foundation upon,” Coons told Bloomberg CityLab in a
statement. “This is a commonsense solution that would open doors for low-income families — an
important step toward addressing housing affordability issues across the country.”
The bill arrives at a time of heightened anxiety for tenants, with the future of the federal eviction
moratorium uncertain and full economic recovery still months or years away. This proposal could
wind up as part of the American Jobs Plan — housing is infrastructure, as numerous Biden
administration officials have underscored. But it could also stand alone as a reform bill for a federal
housing assistance program that has long been beleaguered by years-long waiting lists and
administrative burdens. The Choice in Affordable Housing Act would aim to tackle both.
Signing bonuses, for example, would be available for landlords who own property in a census tract
with a poverty rate of less than 20%. The bonus would be capped at two times the value of one
month’s federal subsidy (with a limit of one reward per landlord). That’s one way that the lawmakers
hope to expand the geographic scope of the Section 8 program and introduce voucher holders
to neighborhoods where they are currently excluded.
Coons’ and Cramer’s bill would authorize $500 million for such incentives. Beyond the signing
bonuses, this new Herschel Lashkowitz Housing Partnership Fund — named for the late mayor of
Fargo, North Dakota — would include assistance for security deposits, another feature to expand the
horizon for voucher holders searching for a place to live. The fund would also hand out bonuses to
local public housing agencies, the operators that administer vouchers, to retain a landlord liaison on
staff. Other adjustments would address how the U.S. Department of Housing and Urban
Development manages the federal side.
The incentives in the proposed bill draw on recent research into what landlords want — a critical but
often overlooked question in discussions about housing aid. Despite the Section 8 program being a
form of public–private partnership, lawmakers and advocates have typically neglected the landlord
side of the equation, according to Stefanie DeLuca, professor of sociology and social policy at Johns
Hopkins University. With colleagues Philip M. E. Garboden, Eva Rosen and Kathryn Edin, DeLuca
sampled landlords in Baltimore, Cleveland and Dallas. “We did something that was unusual,”
DeLuca says. “We talked to landlords about what it was like to find tenants and work with housing
agencies.”
Landlords — especially owners of older properties in Baltimore and Cleveland — told researchers
that the regular inspections the voucher program mandated were burdensome and unpredictable, to
name one issue. They also don’t want to be held responsible for any damage done to their units by
tenants using federal aid (landlords grossly inflate the potential liability of voucher holders). And
they don’t like that it’s hard to reach someone when they have questions about the program. The new
bill from Coons and Cramer includes provisions that touch on each of these concerns: If a housing
unit has passed an inspection for another federal program, it gets reciprocity for the vouchers
inspection. New local landlord liaisons would have a hotline to HUD.
“Lots of landlords who have properties in high opportunity areas are willing to lease to voucher
households,” says DeLuca, who supports the bill. “With the right kinds of services, landlords are
perfectly happy to participate in the voucher program.”
To be sure, many landlords who reject voucher holders refuse them out of hand, for reasons that
might have nothing to do with program design. While some housing assistance recipients belong to
categories protected from discrimination under the Fair Housing Act, voucher holders as a class are
not protected under federal law, and property owners have not been coy about taking advantage of
(Continued on page 6)
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that. (Former President Donald Trump, who as a landlord
was sued by the U.S. Department of Justice in 1973 for violating
the Fair Housing Act, declared in his 1987 autobiography, “What
we didn’t do was rent to welfare cases, white or black.”)
This still-legal form of housing discrimination has earned the
attention of state and local lawmakers in recent years. A handful of
states and a few dozen cities now prohibit discrimination based on
source of income, and Virginia Senator (and fair housing stalwart)
Tim Kaine has led efforts to write this protection into federal law.
Better enforcements of these laws is necessary to drive the point
home to landlords in these places, advocates say. The issue is far
from settled in the law, however. In Iowa, Governor Kim Reynolds
just signed a bill in April that enables Iowa landlords to
discriminate against voucher holders.
The idea behind the proposed Choice in Affordable Housing Act is
to defuse the knee-jerk criticism of Section 8 vouchers by
improving the experience for landlords. And for tenants, too:
People who grew up in entrenched poverty facilitated by the
program don’t speak fondly of vouchers. One technical fix could
boost the program’s uptake in higher-rent areas by using a zip-code
-based formula for increasing the value of the subsidy (known as
“small area fair market rents,” the subject of this helpful explainer
by CityLab’s Brentin Mock). The new bipartisan bill would
dramatically expand the number of metro areas using the SAFMR
formula from 24 to 72.
Access to opportunity matters for families. Housing vouchers could
be a key to greater opportunity, so long as landlords let them in.
Sweetening the deal by adding services for landlords could make
them a lot more receptive to vouchers. That’s the theory, and it
might actually come up for a test. Coons, a member of the Senate
Appropriations Committee, and Cramer, who is on the Senate
Banking Committee, are ideally placed to make Section 8 reform
into law, even in a polarized Senate.
As Harvard’s Chetty notes, the stakes of the program’s success
could be even higher in a post-pandemic economy. A Seattle
experiment led by Chetty, who has researched the benefits of
moving to places with more resources, showed that Housing
Choice Vouchers can indeed drive social mobility — with added
services to help both tenants and landlords make the most of the
program. The very low-income families hurt most by the pandemic
will need help to get back on track.
“Research shows that increasing families’ access to highopportunity areas is an important pathway to upward mobility,”
Chetty said in a statement. “Children who grow up in opportunityrich neighborhoods are more likely to go to college and to earn
more as adults. Making it easier for landlords to participate in the
Housing Choice Voucher program is critical for increasing housing
supply in opportunity rich areas and by way of this, supporting
families’ long-term success."
https://www.bloomberg.com/news/articles/2021-05-20/landlordbonuses-aim-to-reform-section-8-housing
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MSHDA rolls out
tool for COVID
Emergency Rental
Assistance
By The Daily News Staff
Submitted by United Way

Montcalm-I oni a Counti es
United Way Montcalm-Ionia
Counties, in partnership with
EightCap I nc. and the
Mi chi gan State Housi ng
Development
Authority
(MSHDA) has launched an
online tool to help streamline
the application process for
renters and landlords seeking
COVID Emergency Rental
Assistance (CERA).
MSHDA currently has federal
funds available to help tenants
avoid eviction and landlords
recoup owed rent. Renters
making 80% of the area
median income or less are
eligible. For other eligibility
criteria and a link to the secure
onli ne
appli cati on si te,
visit Michigan.gov/CERA to
apply. Landlords or tenants
can fill out the CERA
application and upload
required documents.
Usi ng
a
computer
or
smartphone, the onli ne
application site is the most
efficient way to apply. Those
who do not have a computer
or smartphone can contact
the Montcalm-Ionia United
Way for application assistance
at (616) 794-9840.
The Chief Housing Solutions
Officer for MSHDA, Kelly Rose
(Continued on page 8)
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KNIBLOE
HARDWARE

1612 E. Michigan
Jackson, MI 49202
Phone: 782-6823
Store Hours:
Mon & Fri: 8 AM - 7 PM
Tues, Wed, Thu, Sat: 8 - 5:30 PM
Sunday: 10 AM - 2 PM
* 5 gal. pail paint * white and premixed
colors * plumbing , heating and
electrical supplies * pipe threading *
glass, plexiglass, and screen sold,
installed * screen and window repair *
carpet shampoo rental *
* key cutting,
* rekeying and master keying *
Commercial discount terms available
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Landlord Groups Urge U.S.
Supreme Court to End
Pandemic Eviction Ban

By Reuters
By Jan Wolfe and Michelle Conlin

WASHINGTON (Reuters) -A group of landlords on Thursday
asked the U.S. Supreme Court to issue an order that would
effectively end the federal government's national ban on
residential evictions during the coronavirus pandemic.
In an emergency petition, the landlord groups said a May 5 lower
court decision nullifying the Centers for Disease Control and
Prevention's (CDC) eviction moratorium should go into effect
immediately.
Led by the Alabama Association of Realtors, the landlord groups
argued that the CDC exceeded its authority when it halted
evictions to help renters during the pandemic.
Despite ruling in favor of the landlords last month, U.S. District
Judge Dabney Friedrich in Washington agreed to "stay," or halt,
her ruling from taking immediate effect to allow the Biden
administration to appeal.
"The stay order cannot stand," the landlord group argued in its
petition.
"Every day the stay remains in place, applicants' property
continues to (be) unlawfully occupied and their rental income
continues to be unlawfully cut off," the landlords added. "Nine
months of overreach is enough. This Court should vacate the
stay."
The CDC's eviction ban, enacted in September while former
President Donald Trump was in office, is set to expire on June 30.
In a blow to the landlords, an intermediate appeals court on
Wednesday said it would not lift the stay order put in place by
Friedrich.
The U.S. Court of Appeals for the District of Columbia said in that
decision that the CDC eviction ban was likely lawful, but it has not
yet issued a ruling on the merits of the case.
In the landlords' appeal to the Supreme Court, the group said:
“Landlords have been losing over $13 billion every month under
the moratorium, and the total effect of the CDC’s overreach may
reach up to $200 billion if it remains in effect for a year."
Diane Yentel, president of the National Low Income Housing
Coalition, said the landlords' appeal to the nation's highest court
was "astonishing" because $50 billion in funding was available
nationally to pay the rent arrears owed to them.
"If they spent even a quarter of that effort instead convincing
landlords to apply for and accept the money," said Yentel, "maybe
they wouldn’t feel such a pressing need to evict low-income
tenants who fell behind on rent during the global pandemic."
https://www.usnews.com/news/top-news/articles/2021-06-03/landlord-group-urges-ussupreme-court-to-lift-cdc-eviction-freeze

(Continued from page 6)

tells any eligible Michigan
tenants that they “should apply
for CERA as soon as possible.
Ev en
w i th
an
ev i cti on
moratorium currently in place
until June 30, 2021, landlords
can still take steps toward
eviction for unpaid rent.
Applying for CERA may help
renters get caught up on owed
rent, ensuring they can stay in
their homes.”

Eligibility for the COVID
Emergency Rental
Assistance Program
• The moratorium protects
against eviction when invoked
by the tenant but does not help
tenants pay their arrears.
Applying to CERA will help pay
arrears now and avoid possible
eviction later.
• If tenants do not invoke the
moratorium, they could still
face eviction for nonpayment
of rent. Applying to CERA can
help pay arrears for filed
evictions and could ultimately
help avoid eviction.
• Some landlords may still
attempt to file an eviction for
nonpayment of rent, even if the
tenant invokes the moratorium.
Applying to CERA can help pay
arrears for filed evictions and
could ultimately help avoid
eviction.
https :// th ed ail ynews.cc/ar ticl es/
mshda-rolls-out-tool-for-covidemergency-rental-assistance/
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Membership Application
Online membership can be completed online at www.jala-mi.org
Full Name:
Company (if applicable):
Billing Address:
City:

State:

Phone:

E-Mail:

Zip:

Membership dues are billed annually and include RPOA membership dues of $45.00. Your
Membership total cost is based on the amount of units you own.
I own…
A. Less than 10 units $200.00
or
B. More than 9 units $210.00
**All new applicants pay a one time $25.00 application fee (included in above pricing)**
Cash, check, credit/debit are accepted. Please make checks payable to
Jackson Area Landlords Association
1212 First St
Jackson, MI 49203
Feel free to call with any questions or to sign up by phone
Monday-Friday 9am-1pm (517) 782-4384
How did you hear about us?






Online Search
Facebook
Word of Mouth
Other
Referred by a Member

If so, whom?
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Meet the Speakers

City of Jackson
Mayoral
Candidates
Daniel Mahoney
Jeromy Alexander
John Wilson
Laura Dwyer-Schlecte

JALA Legal Fund Donations

Photo courtesy of www.fox47new.com

Daniel Mahoney represents
District 7 on the Jackson County
board of Commissioners. He is
also president of the Jackson
NAACP chapter.
Jeromy Alexander is on the
city council representing Ward
3, which takes in the northeast
part of Jackson. He has been on
the City Council since 2017.
John Wilson ran for mayor in
2013 and 2015, the first of
those as a write-in candidate,
and ran for District 8 County
Commissioner in 2018. Wilson is
a retired corrections officer.
Laura Dwyer-Schlecte is also
on the City Council. She has
represented Ward 4, the
western portion of Jackson,
since 2019. She also served on
the City Council from 2011 to
2015.

JALA is accepting monetary donations to assist in our
ongoing efforts against the city and every little bit helps. If
you are interested in contributing to our Legal Fund, you can
stop by or mail your contributions to our office.
Please make checks payable to
JALA and note in the memo field: Legal Fund.
Cash is accepted as well.
Thank you in advance for any and all help with our efforts.
It is greatly appreciated and will benefit the members.
With your help we have raised $2,829.00

Behr Paint Discount at
Home Depot
JALA Members get 20% off of their
Behr Paint purchases at Home Depot.
Use the JALA Office phone number to get
your discount when you check out
Court cases in Michigan can be found by the public by visiting
the following web address:
https://micourt.courts.michigan.gov/CaseSearch/CourtSelection

Tenant Screening is important and can help relieve
unneeded stress. The Jackson Area Landlord Association
offers a full Tenant Screening to members for just $25.00/
year and $15.00/Social Security Number. For more
information on Tenant Screening Services call the JALA
office at 517-782-4384.
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Jackson Area Landlords Association —
Since 1974
1212 First St
Jackson, Michigan 49203
PH: (517) 782-4384
FX: (517) 539-6020
JalaOrganization@gmail.com
Office Hours
Monday through Friday
9:00 a.m. to 1:00 p.m.
Office Manager
Crystal Miller

NOTE: All advertisements in this Newsletter are paid for by advertisers. JALA does not guarantee the products or services advertised.

MEETING LOCATION
Date:

June 28, 2021

Speaker: Daniel Mahoney
Jeromy Alexander
John Wilson
Laura Dwyer-Schlecte
Time:

Dinner @5:00am
Speakers @6:30am

Location: Steak’s Eatery
4243 Oaklane
Jackson, MI 49203

“This publication is designed to provide accurate and authoritative information in regard to the
subject matter covered. It is distributed with the understanding that the publisher is not engaged in
rendering legal, accounting or other professional service. If legal advice is required, the services of a
competent professional person should be sought.” From a Declaration of principles jointly adopted
by a Committee of the American Bar Association and a Committee of Publishers and Associations.

FOR YOUR
INFORMATION:
Editorials and/or
articles in this newsletter are
the opinion of the author and
do not necessarily reflect the
policies or positions of JALA.

